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Executive Summary

SKA Consulting, L.P. (SKA) was retained by Belmont Village, L.P. (User) to perform a Phase |
Environmental Site Assessment (ESA) of a +1.62-acre developed property (subject property)
located at 10822 Wilshire Boulevard and 10812 Ashton Avenue in Los Angeles, Los Angeles
County, California. This assessment was performed, in part, to satisfy one of the requirements
of the Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA)
innocent landowner defense; that is, the practices that constitute “all appropriate inquiry into the
previous ownership and uses of the property consistent with good commercial or customary
practice,” as defined in 42 USC 9601(35)(B). Title 40 of the Code of Federal Regulations, Part
312 specifies standards and practices for “all appropriate inquiries” required to obtain protection
from liability under CERCLA. 40 CFR 312.11(a) identifies a Phase | ESA completed in
accordance with American Society of Testing and Materials (ASTM) Practice E 1527-13 as one
way to achieve compliance with requirements of the “all appropriate inquiries” rule.

The objective of the Phase | ESA was to identify, to the extent feasible pursuant to the
processes prescribed in ASTM Practice E 1527-13, recognized environmental conditions
(RECSs), historical recognized environmental conditions (HRECS), or controlled recognized
environmental conditions (CRECS) in connection with the subject property.

The subject property consists of approximately 1.62-acre institutionally and residentially
developed tract of land situated on the south side of Wilshire Boulevard, approximately 800 feet
east of Westwood Boulevard, and 10.5 miles west of downtown Los Angeles. The subject
property is owned by Westwood Presbyterian Church. The subject property consists of an
irregular L-shaped tract of land developed with three buildings constructed in 1950 (sanctuary,
offices/classrooms, Janss Building) totaling 16,504 square feet (sg-ft), and a 2,392 sg-ft single-
family residence constructed in 1929. The remainder of the subject property consists of two
surface parking lots (northern and southern) associated with the church and an outdoor play
area for the on-site church preschool. Prior to this land use, the subject property was residential
land. Access to the subject property is via two, fenced concrete driveways leading from Wilshire
Boulevard to the north and Ashton Avenue to the east, and by a residential driveway along
Ashton Avenue.

The subject property is bound to the north by Wilshire Boulevard followed by multi-family
residential housing (The Legacy at Westwood, 10833 Wilshire Boulevard); to the east by multi-
family (The Californian of Wilshire, 10800 Wilshire Boulevard and The Wilshire Villa, 10811
Ashton Avenue) and single-family residential property; to the south by single-family residences;
and, to the west by a commercial office tower (AVCO Center, 10850 Wilshire Boulevard) and
movie theatre (iPic, 10840 Wilshire Boulevard), surface parking lot, and Westwood Memorial
Park cemetery and mausoleum.

The subject property was inspected for obvious or potential sources of environmental
contamination. There were no obvious indications on the subject property of underground or
aboveground storage tanks (USTs/ASTSs), hydraulic lifts, pits, ponds, lagoons, landfills, stained
soils, fill dirt, monitoring or water wells, pipelines, or stressed vegetation during the site
inspection. No items of significant environmental concern were observed on the subject

property.
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SKA also reviewed regulatory database listings, a vapor encroachment screen, historical aerial
photographs, historical Sanborn® Fire Insurance Maps (Sanborn Maps), historical topographic
maps, historical city directory listings, and public information obtained from governmental
agencies to determine if there are indications of RECs, CRECs, or HRECs for the subject
property. No historical uses or occupants of the subject property were determined to represent
an environmental concern for the subject property. Based on their distance from the subject
property and/or regulatory status, no commercial sites in the vicinity of the subject property were
determined to represent an environmental concern for the subject property.

The results of the assessment have revealed no RECs, CRECs, or HRECs in connection with
the subject property.

Although not considered an REC, CREC, or HREC, the following condition warrants mention:

x Limited asbestos-containing material (ACM) abatement was reportedly performed during
acoustic tile replacement activities in the sanctuary building in 2012. However, a survey
for the presence of ACM was beyond the scope of this assessment. As such, SKA
makes no warranty as to the presence of asbestos in structural improvements to the on-
site buildings without conducting a comprehensive survey for ACM. In addition, certain
local ordinances may require the performance of a survey for ACM prior to issuance of
renovation or demolition permits. An ACM survey should be conducted in accordance
with applicable State and Federal regulations prior to performing any renovation or
demolition activities on the buildings.

These conclusions have been based on, among other things, a limited inspection and research of
public documents pertaining to the subject property. Conclusions drawn by others from the
results of this assessment should recognize the limitations of the methods used. This report was
produced for the exclusive use of Belmont Village, L.P. and their authorized representatives.
Further dissemination or reliance upon this report by any other party (except a governmental
entity having jurisdiction over the subject property) without prior written authorization from SKA
and Belmont Village, L.P. is strictly prohibited. Any reuse or distribution without such written
consent shall be at the Client’s or recipient’s sole risk, without liability to SKA.

While the Executive Summary is an integral part of this report, it is presented only for the
reader’s convenience and should not be used in lieu of reading the entire report. The reader is
expected to read the entire text of this report for interpretive discussions relevant to the services
provided herein.
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1.0 Introduction

This section describes the purpose, scope, and limitations of the Phase | ESA, as performed by
SKA Consulting, L.P. (SKA) for the subject property.

1.1 Subject Property Name and Location

Subject Property Name: +1.62-Acre Church Property

Street Address (or Other 10822 Wilshire Boulevard/10812 Ashton Avenue
Physical Subject Property Los Angeles, Los Angeles County, California
Location Description):

Latitude 34.0589160

Longitude -118.4404850

A map showing the location of the subject property and the general vicinity is presented as
Figure 1.

1.2 Contact Information

Client (“User”): Belmont Village, L.P.

5800 Armada Drive, Suite 200
Carlsbad, California 92008

Mr. Brent Covey
760-931-1134

Subject Property Owner Westwood Presbyterian Church
(*Owner”): 10822 Wilshire Boulevard

Los Angeles, California 90024
Ms. Mayra Newbon
310-474-4535

“Key Subject Property Westwood Presbyterian Church
Manager”: 10822 Wilshire Boulevard

Los Angeles, California 90024
Ms. Mayra Newbon
310-474-4535

Date Project Authorized: March 7, 2016

1.3 Purpose

This assessment was performed, in part, to satisfy one of the requirements of the
Comprehensive Environmental Response, Compensation, and Liability Act (CERCLA) innocent
landowner defense; that is, the practices that constitute “all appropriate inquiry into the previous
ownership and uses of the property consistent with good commercial or customary practice,” as
defined in 42 USC 9601(35)(B). Title 40 of the Code of Federal Regulations, Part 312 specifies
standards and practices for “all appropriate inquiries” (AAl) required to obtain protection from
liability under CERCLA. In the federal AAl rule, 40 CFR 312.11(a) identifies a Phase | ESA
completed in accordance with American Society of Testing and Materials (ASTM) Practice E
1527-13 as one way to achieve compliance with the requirements of “all appropriate inquiries”.
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The objective of the Phase | ESA was to identify, to the extent feasible pursuant to the
processes prescribed in ASTM Practice E 1527-13, “Standard Practice for Environmental Site
Assessments: Phase | Environmental Site Assessment Process,” recognized environmental
conditions (RECSs), historical recognized environmental conditions (HRECS), or controlled
recognized environmental conditions (CRECS) in connection with the subject property.

The term recognized environmental condition is defined by the ASTM Practice as the presence
or likely presence of any hazardous substances or petroleum products (see Appendix 1 for
Definitions) in, on, or at a property under conditions that indicate an existing release, a past
release, or a material threat of a release of any such substances to the environment, including
the ground, groundwater, or surface water of the property. The term includes hazardous
substances or petroleum products even under conditions in compliance with laws. The term is
not intended to include de minimis conditions that generally do not present a material risk of
harm to public health or the environment and that generally would not be the subject of an
enforcement action if brought to the attention of appropriate governmental agencies. Conditions
determined to be de minimis are not recognized environmental conditions.

The term historical recognized environmental condition is defined by the ASTM Practice as a
past release of any hazardous substances or petroleum products that has occurred in
connection with the property and has been addressed to the satisfaction of the applicable
regulatory authority or meeting unrestricted use criteria established by a regulatory authority,
without subjecting the property to any required controls.

The term controlled recognized environmental condition is defined by the ASTM Practice as an
REC resulting from a past release of hazardous substances or petroleum products that has
been addressed to the satisfaction of the applicable regulatory authority (for example, as
evidenced by the issuance of a no further action letter or equivalent, or meeting risk-based
criteria established by regulatory authority), with hazardous substances or petroleum products
allowed to remain in place subject to the implementation of required controls (for example,
property use restrictions, activity and use limitations, institutional controls, or engineering
controls).

14 Scope of Services

The following components, as prescribed in the ASTM Practice, comprise the fundamental
scope under which the Phase | ESA was performed.

X Section 2 - An overview of the subject property, including location, general description,
and property use and occupancy;

X Section 3 - A summary of User Provided Information regarding the subject property
including specialized knowledge or experiences, property value appraisal, and other
environmental documents associated with the subject property;

X Section 4 - A review of federal, state, tribal, and local regulatory agency listings and
records to determine if the subject property or adjoining properties have faced or are
currently facing any regulatory actions, fines, or violations, a search of environmental
liens for the subject property, and a vapor encroachment screen;
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X Section 5 - A summary of subject property background information, including reviews of
historical aerial photographs, historical topographic maps, historical city directories,
historical Sanborn Fire Insurance Maps, zoning records, and building permit records;

X Section 6 - A description of the environmental setting of the subject property, including
topography, drainage, flood potential, surface water, hydrogeology and utilization of
groundwater;

X Section 7 - Results of the subject property site inspection, including a visual inspection
for indications of soil, groundwater, and surface water contamination and other hazards,
and an evaluation of the environmental condition of the areas surrounding the subject

property;

X Section 8 - Interviews with the current and/or past property owner, key site manager,
major occupants, and/or other relevant entities to obtain information pertaining to the
current and historical uses and conditions of the subject property;

X Section 9 - A summary of the historical uses of the subject property and adjoining
properties based on historical records review, site reconnaissance, and interviews;

x Section 10 - A summary of data gaps associated with this assessment;
X Section 11 - Conclusions; and,
X Section 12 - Declarations of Environmental Professional.

Photographs taken during the site visual inspection are presented in Appendix 2. References,
regulatory records, records of communication, historical aerial photographs, historical
topographic maps, historical city directory listings, historical Sanborn Fire Insurance Maps
(Sanborn Maps), and User Provided Information utilized in the preparation of this report are
included in Appendix 3. Brief resumes of the environmental professionals conducting this
assessment are included in Appendix 4.

The ASTM Practice states that there may be environmental issues or conditions on a property
that parties may wish to assess in connection with commercial real estate that are outside the
scope of Practice E 1527-13. These issues and/or conditions are designated non-scope
considerations. Examples of non-scope considerations include Asbestos-Containing Materials
(ACM), biological agents, cultural and historic resources, ecological resources,
threatened/endangered species, health and safety, indoor air quality (including radon), industrial
hygiene, Lead-Based Paint, lead in drinking water, wetlands, regulatory compliance, and high
voltage power lines. No implication is intended as to the relative importance of inquiry into such
non-scope considerations, and this list of hon-scope considerations is not intended to be all-
inclusive. If, during the course of this assessment, such non-scope considerations are
addressed in this report, they will be so designated.
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15 Limitations and Exceptions of Assessment

The Phase | ESA Report and the opinions expressed herein concerning the potential for
environmental impairment liabilities from regulated sites are partially based on published
information.

Undetected environmental risks may be present and not documented by regulatory agency files.
Therefore, SKA does not warrant, guarantee, or certify the accuracy or completeness of such
regulatory information. SKA disclaims any and all liability for errors, omissions, or inaccuracies
in such information and data, and for any and all inaccurate conclusions, inadvertent or
otherwise, which may be based on such inaccurate information and data obtained from third
parties.

This ESA cannot wholly eliminate uncertainty regarding the potential for RECs, HRECs, or
CRECs in connection with the subject property. Performance of the ASTM Practice is intended
to reduce, but not eliminate, uncertainty regarding the potential for such conditions, and the
ASTM Practice recognizes reasonable limits of time and cost.

This report does not constitute an appraisal of value or legal opinion, and SKA makes no
representations or warranties of the fitness of the property for any specific use or value. SKA
assumes no responsibility for the User’s, or a third party’s, misinterpretation or improper use of
this report.

SKA shall not be liable for any special, consequential, or exemplary damages resulting in whole
or in part, from the User’s use of this report. Liability on the part of SKA extends only to its
Client and not to any other parties who may obtain the Phase | ESA report. Any use of this
Phase | ESA report constitutes acceptance of the terms and conditions under which it was
prepared.

1.6 User Reliance

This report was produced for the exclusive use of Belmont Village, L.P. and their authorized
representatives. Further dissemination or reliance upon this report by any other party (except a
governmental entity having jurisdiction over the subject property) without prior written
authorization from SKA and Belmont Village, L.P. is strictly prohibited. Any reuse or distribution
without such written consent shall be at the Client’s or recipient’s sole risk, without liability to SKA.

This Phase | ESA report is valid and can be relied upon for a period of one hundred eighty (180)
days from the time of completion in accordance with ASTM Practice E1527-13 Section 4.6.
Reliance letters can be issued only for Phase | ESA reports which are still valid (i.e., within 180
days of date of issuance of the Phase | ESA report). Request for reliance letters outside the
validity period would require a full update of the Phase | ESA report.
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2.0 Site Description

The following sections provide information on the location, description, and current use of the

subject property.

2.1 Site Location and Legal Description

Subject Property and Area
Description:

The subject property is an approximately 1.62-acre
institutionally and residentially developed tract of land
situated on the south side of Wilshire Boulevard,
approximately 800 feet east of Westwood Boulevard, and
10.5 miles west of downtown Los Angeles.

The majority of the subject property is developed with the
Westwood Presbyterian Church and preschool and is
addressed at 10822 Wilshire Boulevard. The subject
property also includes a single-family residence located on
the southeastern portion of the property and addressed as
10812 Ashton Avenue.

According to the Los Angeles County Office of the
Assessor, the portion of the subject property addressed at
10822 Wilshire Boulevard is legally described as Lot 9,
Block 17 of the Rancho San Jose de Buenos Ayres
Subdivision. The portion of the subject property
addressed at 10812 Ashton Avenue is legally described as
Lot 4, Block 31 of the Rancho San Jose de Buenos Ayres
Subdivision.

Current land use in the general area is a mixture of
commercial and residential properties.

Structures, Roads, Other
Improvements:

The subject property consists of an irregular L-shaped
tract of land developed with three buildings occupied by
Westwood Presbyterian Church (sanctuary,
offices/classrooms, Janss Building) totaling 16,504 square
feet (sg-ft) and constructed in 1950, and a 2,392 sg-ft
single-family residence constructed in 1929. The
remainder of the subject property consists of two surface
parking lots (northern and southern) and an outdoor play
area for the on-site preschool.

The subject property is largely unfenced; however, the
western subject property boundary abuts an adjoining
movie theater building and cemetery mausoleum walls.
The southwestern corner of the southern surface parking
lot and the eastern boundary of the northern surface
parking lot are fenced by low masonry walls. A portion of
the eastern subject property boundary along a multi-family
residential building is bound by a wooden fence. The yard
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of the residential lot at 10812 Ashton Avenue is bound by
wooden fencing.

Access to the subject property is via two, fenced concrete
driveways leading from Wilshire Boulevard to the north
and Ashton Avenue to the east, and by a residential
driveway along Ashton Avenue.

Subject Property Size (acres):

+1.62 acres

Estimated % of Subject
Property Covered by
Buildings and/or Pavement:

An estimated 95% of the subject property is covered by
the on-site buildings and paved parking and/or driving
areas. The remaining portion is covered by landscaping or
decorative trees (including the small vegetated backyard
of the on-site residence).

Current Subject Property
Use/Operations:

Church, preschool, and single-family residence.

Known Past Subject Property
Use(s):

According to church representatives (see Section 8.0),
Westwood Presbyterian Church acquired the northern
portion of the subject property (along Wilshire Boulevard)
in 1948-1949. The property was vacant land. A small
building formerly used by Janss Realty was moved to the
site in 1950 and began operating as Westwood
Presbyterian Church. This original building is currently the
southernmost portion of the existing church building, is
used for fellowship meeting rooms and offices, and is still
called the Janss Building (see Figure 2). Throughout the
1950s the church added the sanctuary and the
office/classroom buildings currently connecting the
sanctuary to the Janss Building. The church subsequently
purchased a vacant piece of land from a western adjoining
cemetery (currently utilized as the southern surface
parking lot) and residential properties along Ashton
Avenue. Since 1980, only the residence at 10812 Ashton
Avenue is still owned by the church. This existing on-site
residence (utilized for rental income) was constructed in
1929.

Sewage Disposal Method (and
age):

City of Los Angeles (age unknown, assumed to be 1929
for the residence and 1950 for the church).

Potable Water Source:

Los Angeles Department of Water and Power

Electric Utility:

Los Angeles Department of Water and Power

A site plan is presented as Figure 2.

2.2 Adjoining Property Uses

Adjoining property to North:

Wilshire Boulevard followed by multi-family residential
housing (The Legacy at Westwood, 10833 Wilshire
Boulevard).

Adjoining property to South:

Single-family residences.

SKA Consulting, L. P.
Houston, Texas

Report No. 3013-0004R01
April 12, 2016

Page 8




Adjoining property to East: Multi-family (The Californian of Wilshire, 10800 Wilshire
Boulevard and The Wilshire Villa, 10811 Ashton Avenue)
and single-family residential.

Adjoining property to West: A commercial office tower (AVCO Center, 10850 Wilshire
Boulevard) and movie theatre (iPic, 10840 Wilshire
Boulevard), surface parking lot, and Westwood Memorial
Park cemetery and mausoleum.
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